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M ITIGATED NEGATIVE DECLARATION
PRrROJECT NAME : US-395 & Auburn Avenue (CUP 22-19, LDP 22-15 & TPM 20607)

PRrRoJECT APPLICANT : The Applicant for the proposed project is Mr. Gus Otaki, Lifetime Realty Investments Inc., 30233
Frontera Del Norte, Highland, California 92346 .

ProJECT LocATION : The proposed project siteis located to the east of US 395, to the north ofBarcelona Avenue, south
of Auburn Avenue, and west ofMontezuma Street in the City of Adelanto, California 92301. The corresponding Assessor
Parcel Numbers (APN) are 0459-053-56, 0459-053-57, 0459-053-58, and 0459-053-08.

City AND CounTy : City of Adelanto, SanBernardino County .

ProJecT : The City of Adelanto is reviewing an application submitted by Mr. Gus Otaki to construct and operate a
commercial shopping center development. There would be a total of five individual parcels (referred to as Parcels A
through E), subdivided from the current four parcels, totaling 11.81 acresincluded in the proposed development. Parcel

A would be a 5866 square foot conveniencestore with a 945 square foot upper-level office with 45 parking spaces.A
fueling canopy with eight double sided fuel dispensers and an alternative fuel with 2 double sided fuel dispensers, would
be constructed to the north of the proposed convenience store.Parcel B would be a 3,400 square feet drivethru
restaurant with 3 9 parking spaces. Parcel C would be a 10,500 square foot multitenant retail building with 42 parking
spaces, a 16,702 square foot supermarket with80 parking spaces, and another 9,620 square foot multi -tenant retail
building with 39 parking spaces. Parcel D would be a 5,577 square feet automated carwash with 6 parking spaces. Parcel
E would be a68,054 square foot, three-story hotel (100 rooms) with 158 parking spaces. The maximum height of the
hotel would be 40-feet. The sit ebs Accessor fO83+56 8459-083+5%0450-853-53r amd 08595 9
053-08 with a zoning designation of Airport Development District (ADD).

EvALUATION FORMAT : The attached initial study is prepared in accordance with the California Envi ronmental Quality
Act (CEQA) pursuant to Public Resources Code Section 21000, et seq. and the State CEQA Guidelines (California Code
of Regulations Section 15000, et seq.). Specifically, the preparation of the attached Initial Study was guided by Section
15063 of the State CEQA Guidelines. The project was evaluated based on its effect on 21 major categories of
environmental factors. Each factor is reviewed by responding to a series of questions regarding the impact of the project
on each element of the oveall factor. The Initial Study checklist includes a formatted analysis that provides a
determination of the effect of the project on the factor and its elements. The effect of the project is categorized into one
of the following four categories of possible determinations:

Potentially Less than Significant Less than

Significant Impact With Mitigation Incorporated Significant N e

Substantiation is then provided to justify each determination. One of the four following conclusions is then
provided as a summary of the analysis for each of the major environmental factors.

No Impact : No impacts are identified or anticipated, and no mi tigation measures are required.

Less than Significant Impact : No significant adverse impacts are identified or anticipated, and no
mitigation measures are required.

Less than Significant Impact with Mitigation : Possible significant adverse impacts have been identified or
anticipated and mitigation measures are required as a
to a level below significance.

Potentially Significant Impact . Significant adverse impacts have been identified or anticipated. An
Environmental Impact Report (EIR) is required to evaluate these impacts.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below will be potentially affected by this project, involving at least one impact that is a
"Potentially Significant Impact” as indicated by the checklist in the attached Initial Study.

[0 Aesthetics [0 Agriculture & Forestry Resources X Air Quality

X  Biological Resources X Cultural Resources [0 Energy

X Geology & Soils [0 Greenhouse Gas Emissions X Hazards & Hazardous Materials
[0 Hydrology & Water Quality [0 Land Use & Planning [0 Mineral Resources

X Noise [0 Population & Housing [0 Public Services

[0 Recreation X Transportation & Traffic X Tribal Cultural Resources

[0 utilities & Service Systems (1 wildfire | Mandatory Findings of

Significance
DETERMINATION: (To be completed by the Lead Agency) On the basis of this initial evaluation, the following
finding is made:

The proposed project COULD NOT have a significant effect on the environment, and aNEGATIVE DECLARATION shall be

prepared.
. Although the proposed project could have a significant effect on the environment, there shall not be a significant effect in
0 this case because revisions in the project have been made by or agreed to by the project proponent. MITIGATED
NEGATIVE DECLARATION shall be prepared.
0 The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL IMPACT REPORT is

required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless mitigated" impact on the

0 environment, but at least one effect 1) has been adequately analyzed in an earlier document pursuant to applicable lega
standards, and 2) has been addressed by mitigation measures based on the earlier analysis as described on attached sheet

An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.

Although the proposed project could have a significant effect on the environment, because all potentially significant effects
0 (a) have been analyzed adequately in arearlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and

(b) have been awided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Signature Date

The project is also described in greater detail in the attachedInitial Study .
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SECTION 1. NTRODUCTION

1.1 OVERVIEW OF THE PROPOSED PROJECT

This Initial Study analyzes the environmental impacts associated with the construction and operation of a
commercial shopping center development in the City of Adelanto. The proposed project would total five
individual parcels (referred to as Parcels A through E,subdivided from the current four parcels) totaling
11.81 acresParcel Awould be a 5,866 square foot convenience storewith a 956 square foot upper-level
office with 45 parking spaces.A fueling canopy with eight double sided fuel dispensers and an alternative
fuel with 2 double sided fuel dispensers, would be constructed to the north of the proposed convenience
store. Parcel B would be a 3,400 square feet drivethru restaurant with 39 parking spaces. Parcel C would
be a 10,500 square foot multi-tenant retail building with 42 parking spaces, a 16,702 square foot
supermarket with 80 parking spaces, and another 9,620 square foot multi -tenant retail building with 39
parking spaces. Parcel D would be a 5,577 square feet automated carwash with 6 parking spaces. Parcel E
would be a68,054 square foot three-story hotel (100 rooms) with 158 parking spaces. The maximum height

of the hotel would be 40-feet. The si tebds Acces snclude B4a9-063e56, 0469-058-87r s
0459-053-58, and 0459-053-08. The project s i t e 6Asrporz Demelopnent Bigtreti gnat i on
(ADD).1

1.2 PURPOSE OF THIS [|NITIAL STUDY

The CAtdgl afst 6 he desidgAmEemd as Lutow | |t he responsi bl e for
environment al revi ew. Section 21067 of California Env
Agency as the publicip@aéncestplhatsitbad itttye fpri marrying ol
may have a significant?2Aef fpeaatt orf tthhee emrwiproosrerde mptr.oj ect 6
the CAdgl aaitso aut hori zed t henpt e padAlrh&t pdy noafr yt piusxr pose of

to ensure tnhaakie rdse cainsd otnhe public understand the enviro
action or project. An additi bnakhsperpasaea whethées thetp
wi || have the potential for significant adverse i mpact s

to the CEQA Guidelines, |l adti il onGlabdgutripe® sfes! lod wit ihg s

b To provGidieAdedfeavmtt @ i nf or mati on to use as the basis
an environment al i mpact report (EI R), mitigated necgc
a project;

b To facilitate the projectdésnenhherdeméghnalanads devehe
proposed project;

b To eliminate unnecessary EI Rs; and,

b To determine the nature and extent of any i mpacts a
Al t houdmitthiavvastpdgpared with consultant support, the
made astpast dofpumerntr@dad i on fully represent the independ

CitAWdef amtots capacity Tah€i tayl ed elt eadni Agancya.s part of thi

1 Steeno Design Studios.Highway 395 & Auburn Ave Adelanto Commercial Development, Site Plan. May 2023.
2 California, State of. California Public Resources Code. Division 13, Chapter 2.5. Definitions. as Amended 2001. §21067.
3 lbid. (CEQA Guidelines) §15050.
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preparation, tNeagta td vMi tDiegdtadnédat appropriate environment .
proposed projectbdéds CEQA review.

Certain projects or actions may al somretquéarmr ep wh/leircs i @de
These other agenciReess paornes irbd faemrivigeedn cté ® saAgewnrcs keasnt t o Sec
15381 and 15386 of t h%eTlISitsatleniCEIiQA Glutiwdey ianneds .Mi ti gated
be forwarebedhteoofhcCalifornia Office of PlanfBbBdhagy Reseal
public review period wild!@ be provided to allow these er
proposed project and t he 5Questiothd andjoscormonients shauld belsubinitted a | Stud
to the following contact person:

James Hirsch, Contract Planner
City of Adelanto, Planning Division
11600 Air Expressway
Adelanto, California 92301

1.3 INITIAL STUDY & ORGANIZATION
The following annotated outl ilnrei tsiuaimaStiwdkys t he content .

b Sectilonrbdprcoviodes the procedur al nictoina lesx $treedpyarr cau i doir
and insight into its composition.

b SectiPomj2ct Descvi geésoan overview of the existing
project area and describes the proposed projectds p

b Section 3 Enviroinmelnd dad & Manlay gyiss sof potentitale i mpac:
construction and the subsequent operation of the pr

b SectiComc4 usuimmesri zes the findings of the analysis.

b Section 5 iRlefndriggnocees the sources uUsnédiiah Shedyrepar

4 California, State of. Public Resources Code Division 13The California Environmental Quality Act.  Chapter 2.5, Section 21067
and Section 21069. 2000.

5 California, State of. Public Resources Code Division 13The Cdifornia Environmental Quality Act.  Chapter 2.6, Section 2109(b).
2000.
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SECTION 2. PROJECT DESCRIPTION

2.1 PROJECT LOCATION

The City of Adel anto 8billesanedt appsooxomabDedvgntidvers Los

north of the City of San Bernardino. Adelanto is bound
County; on the east by Victorville and wunincoriparated
and unincorporated San Bernardino County; and on the w
Regi onal access to the City of Adelanto is provided by
15), extending in a southwest to northeast orientati o
Hi ghway 395, traver sionfg tthhee Qiatsyt ermopboheadhwesi enpbat i

Pal mdal e Road (State aReusesl1l8he wbucethern portion of t
orienthhe omroject siteds | ®03t3Wldlel WD ¢ onhgtcAtdleantsd 34.
in a regional cont eAt , is shown in Exhibit 2

A citywisdeprnoavpi ded -2 Aihd&xmri dpdse&d pr oj eecatstsiotfe USs 3l90c a tt
north of Bar del drmao fAwRuithher, n Avoe nuhes,f walbhecht e z umille Cig/t r e e t

of Adelanto, Cal i fornia 92301. The correspon@4bnH3-560458-ssor Pal
053-57, 0459-053-58, and 0459-053-08. A local vicinity map is provided in Exhibit 2 -3. An aerial

photograph of the site and the surrounding area is provided in Exhibit 2 -4.

2.2 ENVIRONMENTAL SETTING

The proposed project site is located on a sitethat is currently vacant and undeveloped. As indicated
previously, the proposed project site is located onfive individual parcels, totaling 11.81 acres,that are
currently undeveloped. The site contains a disturbeddesert scrub habitat that supports vegetation such as
creosote bush (Larrea tridentata), Joshua tree (Yucca brevifolia), rubber rabbitbrush (Ericameria
nauseosa), Nevada jointfir (Ephedra nevadensis), Asian mustard (Brassica tournefortii), Flatspine burr
ragweed (Ambrosia acanthicarpa) and cheatgrass (Bromus tectorum).8 The site and the surrounding area
are provided in Exhibit 2 -4. Land uses and development locatedin the vicinity of the proposed project site
are outlined below:

b North of the project site: Auburn Avenue extends al ong atahte proj e
undeveloped land extends along thenorth side of the aforementioned roadway. This area iszoned
asAirport Development District (ADD) .9

b East of the project site: Vacant wundeveloped | and extends along tt
This area is zoned as Airport Development District (ADD). The Southern California Logistics
Airport is located further east approximately 0.85 miles away.0

6Blodgett Baylosis Environmental Planning. 202 2.

7Google Earth. Website accesse@®ctober 26, 2022.

8 RCA Associates, Inc.General Biological Resources Assessment, Adelanto, California. June 24, 2022.
9 Google Earth. Website accessed October 26, 2022and City of Adelanto Zoning Map

10 bid.
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South of the project site: Vacant wundevel oped | and a el This ar¢atise
zoned asAirport Development District (ADD). 11

West of the project site: US-395 abuts the project side to the west. Vacant undeveloped land is
located further west of the project site. This arealocated to the west of the aforementioned roadway
is zoned asMixed Use (MU) and Single Family Residential (R-S5).12

An aerial photograph of the project site and the surrounding area is provided in Exhibit 2 -4

2.3 PHysIicaAL CHARACTERISTICS OF THE PROPOSED PROJECT

This Initial Study analyzes the environmental impacts associated with a commercial development totaling
11.81acres,included in the proposed development. The proposed project would involve the development of
the currently vacant site as ashopping center that would include an automotive fueling area, a car wash,
other restaurant and retail uses, and a hotel. The proposed project would consist of the following elements:

b

Parcel A. A 5,866 square foot convenience store with a956 upper-level office and a fueling station
would be constructed on a61,973square foot (1.4 acres) parcel located to the northwestern portion
of the project site. A fueling canopy with eight double sided fuel dispensers and an alternative fuel
with 2 double sided fuel dispensers, would be constructed to the north of the proposed convenience
store. Three underground (fuel) storage tanks (UST), one 87 octane UST, one 91octane UST, and
a diesel UST, will be installed underground between the fueling station and the proposed
convenience store. A propane tank will also be installed on the northwestern most corner of the
project site.13

Parcel B. On this 34,925 square foot (0.80-acre) parcel, a 3,400 square foot drive thru restaurant
would be constructed on the central western portion of the project site, south of Parcel A4

Parcel C. Three buildings would be constructed on this 144,926 square foot (3.3-acre) parcel. A
10,500 square foot multi -tenant retail building w ould be constructed on the southwestern corner
of the project site. Adjacent to this building w ould be a 16,702 square foot supermarket.Finally, a
9,620 square foot multi -tenant retail building w ould be constructed in the southeastern corner of
the project site.15

Parcel D. A 5,577 square foot automated carwash wuld be constructed on a 16,409 square foot
(2.7 acre) parcel. A total of 37 vacuum stations would be installed in the southwestern portion of
the parcel.16

Parcel E. A 68,054 square foot three-story hotel, that would consist of 100 rooms, would be
constructed in the north eastern portion of the project site. A pool and recreation area will also be
constructed south of the hotel. The hotel would have a maximum height of 40-feet.

Access and Parking. Access to the newcommercial development would be provided by three new
driveway connections along the south side of Auburn Avenue. A total of 408 parking spaces would
be provided for the project site. Parcel A would provide 45 total parking spaces; 17 of these parking

11Google Earth. Website accessed October 26, 2022and City of Adelanto Zoning Map

12 | bid.

13 Steeno Design Studios. Highway 395 & Auburn Ave Adelanto Commercial Development, Site Plan. May 2023.

14 1bid.
15 |bid.
16 | bid.
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spaces wuld be dedicated to Electric Vehicle parking located on the northwestern portion of the
project site, the remaining 27 parking spaces with 2 ADA compliant stalls, would be located to the
north and east of the proposed convenience store Parcel B would be provided with 39 total parking
spaces that will consist of 2 ADA compliant stalls. Parcel C would be provided with 161total parking
spacesincluding 2 truck ramps located on the south side of the proposed supermarket, 8 ADA
compliant stalls, and 10 Electric Vehicle parking located on the north side of the retail building s.
Parcel D would be provided with 6 parking spaces along the west and uth side of the proposed
vacuum stalls. Finally, Parcel E would be provided with 158 parking spaces with RV parking
provided to the south of the parcel and proposed hotel building. 17

The proposed projectobds sixbeThepraonp ossed |prucsjtercattdéesd b uni |EdXihni
illustrated in Exhibits 2 -6 and 2-7.

2.4 OPERATIONAL CHARACTERISTICS OF THE PROPOSED PROJECT

The proposed projectdés ant i cdegeadingodthdwvarious proposeduseger at i on W
of the project. The proposed retail use is anticipated to employ approximately 80 new jobs. This

employment rate figure assumes one new job for every 1,09 square feet of floor area for regional retail

land use; 2,544 square feet of floor area for hotel/motel use; and 124 square feet of floorarea for other

retail and service commercial related uses!8

2.5 CONSTRUCTION CHARACTERISTICS

The construction for the proposed project is assumed to commence in January 2024 and would take
approximately thirteen months to complete. The key construction tasks that would occur are outlined in
the paragraphs below.

b TasklGrading.The project sitandveoafdodrobst g.ulkekitedould be
graded to a depth of approximately 6 inches. The typical heavy equipment used during this
construction phase would include graders, bulldozers, offroad trucks, back-hoes, and trenching
equipment. Thi s task would require one month to complete.

b Task 2 Site Pr e par &tuird m.g t h the buifdihgafeoéings, utility lines, and other
underground infrastructure would be installed. The typical heavy equipment used during this
construction phase would include bulldozers, offroad trucks, back -hoes, and trenching equipment.
This task womud dmtetqguo mel et e.

b Task 3 Building Construction . The new b u i | sdw onugbedlconstructed during this phase. The
typical heavy equipment used during this construction phase would include offroad trucks, cranes,
and fork-lifts. This task will take approximately ten months to complete.

b Task 4 Paving and Finishing. This concluding task would involve the paving and finishing. The
typical heavy equipment used during this construction phase would include trucks, backhoes,
rollers, pavers, and trenching equipment. The completion of this phase will take approximately one
month to complet e.

17 Steeno Design Studios. Highway 395 & Auburn Ave Adelanto Commercial Development, Sie Plan. May 2023.
18 The Natelson Company. Employment Density Study, Summary Report
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EXHIBIT 2-2 CITYWIDE M AP

SOURCE : BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
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